
Planning Commission  
Planning and Development Division  
City of Galveston 
March 8, 2022 

1 
 

 

 

22P-012 STAFF REPORT 
ADDRESS: 
17130 FM-3005 and Adjacent Parcel 
 
LEGAL DESCRIPTION: 
Properties are legally described as Abstract 
121, Page 30 & 31, Hall and Jones Survey, 
Tract 71, 72.960 Acres and Abstract 121, 
Page 30 & 31, Hall and Jones Survey, Tract 
73, 80.000 Acres, in the City and County of 
Galveston, Texas. 
 
APPLICANT/REPRESENTATIVE: 
Ronald Gustafson 
 
PROPERTY OWNER: 
Gustafson, Inc. and Ronald and Dora 
Gustafson 
 
ZONING DISTRICT: 
Residential, Single-Family (R-1) and 
Residential, Townhouse (R-2) 
 
REQUEST: 
Request for a change of zoning from 
Residential, Single-Family (R-1) and 
Residential, Townhouse (R-2) to Resort-
Recreation (Res-Rec).  
 
STAFF RECOMMENDATION: 
Approval  
 
ATTACHMENTS: 
A – Applicant’s Submittal 
B – Zoning Map  
C – Land Use Comparison 
 
STAFF: 
Daniel Lunsford, Senior Planner  
409-797-3659 
dlunsford@galvestontx.gov  
 

Public Notice and Comment: 

Sent Returned In Favor Opposed No 
Comment 
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Per Section 13.808 of the Land Development Regulations and state 
law, written public notice of this request is required.  Public notices 
are sent to all property owners within 200 feet of the subject site 
and are sent to the address on file with the Galveston Central 
Appraisal District. 
 
City Department Notification Responses: 
No Objections 
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Executive Summary 
 
 
 
 
 
 
 
 
 
 
 
Zoning and Land Use 

The applicant is requesting a change of zoning from Residential, Single-Family (R-1) and 
Residential, Townhouse (R-2) to Resort-Recreation (Res-Rec). 
 
The applicant’s intent is to expand the amenities and attractions of the existing RV park 
owned and operated by the applicant.  As shown in the applicant’s submittal (Exhibit  
A),  this includes a resort-style swimming pool, cabanas, parking, landscaping, and 
other associated amenities. Infrastructure is proposed to consist of private access 
drives via the existing RV park, and will utilize existing water, sanitary sewer, and 
electrical infrastructure.  The existing RV park was constructed in phases beginning in 
2006; the pre-2015 zoning map shows both parcels zoned as Planned Development 
(PD). 

Location Zoning Land Use 
Subject 
Site 

Residential, Single-Family (R-1) 
Residential, Townhouse (R-2) 

RV park and amenities, 
Undeveloped, Galveston Bay 

North Residential, Single-Family (R-1) Undeveloped, 
Galveston Bay 

South Resort-Recreation (Res-Rec), 
Residential, Townhouse (R-2) 

RV park and amenities, 
undeveloped 

East Residential, Single-Family (R-1) Undeveloped 
West Residential, Single-Family (R-1) 

Residential, Townhouse (R-2) 
Undeveloped 

Interpretation of Use 
Classification 

As changes of zoning are of a permanent nature, regardless of the present proposed 
land use for the properties, the Planning Commission and City Council must consider 
all potential future land uses that will become permitted uses should the request for a 
change of zoning be approved.  Please see Attachment C for a comparison list of the 
permitted uses in the Residential, Single Family (R-1), Residential, Townhome (R-2), 
and Resort-Recreation (Res-Rec) zoning districts. 

Compatibility with 
Surrounding Land  
Use and Zoning 

The subject properties represent two existing land uses and two zoning districts as 
summarized above.  The southern portion of the westernmost parcel is currently zoned 
Resort-Recreation, while the northernmost portion is Residential, Townhome (R-2). 
The easternmost parcel is zoned Residential, Single Family (R-1).  A zoning map is 
provided as Attachment B.  
 
The majority of the land to the east, west, and south of the subject parcels consist of 
large, undeveloped tracts that buffer between residential land uses.  To the north, the 
parcels are bounded in large part by Galveston Bay.  To the south there is an existing 
RV park; beyond that lies FM 3005 / Termini-San Luis Pass Road and more undeveloped 
land. 

Criteria for Approval  According to Division 13.601 (C) of the Land Development Regulations, the Planning 
Commission may recommend approval, and City Council may grant the approval of a 
rezoning request if it is demonstrated that:  

1. The proposed zoning is preferable to the existing zoning in terms of its likelihood 
of advancing the goals, objectives and policies of the City's 2011 Comprehensive 
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Plan and other adopted neighborhood plan, special area plan, redevelopment 
plan, or other plan applicable to the area;  

2. The proposed zoning is consistent with the future land use map of the 2011 
Comprehensive Plan (a future land use map amendment may be processed 
concurrently with the rezoning);   

3. The proposed change is consistent with the implementation of existing or pending 
plans for providing streets, water and wastewater, other utilities and the delivery 
of public services to the area in which the parcel proposed for rezoning is located;  

4. The range of uses and the character of development that is allowed by the 
proposed zone will be compatible with the properties in the immediate vicinity of 
the parcel proposed for rezoning, and the parcel proposed for rezoning has 
sufficient dimensions to accommodate reasonable development that complies 
with the requirements of these Land Development Regulations, including parking 
and buffering requirements; and  

5. The pace of development and/or the amount of vacant land currently zoned for 
comparable development in the vicinity suggests a need for the proposed rezoning 
in order to ensure an appropriate inventory of land to maintain a competitive land 
market that promotes economic development.  

Conformance  
 
 
 
 
 
 
 
 
Staff Recommendation 

Staff finds the request is consistent with the change of zoning approval criteria as 
prescribed in Section 13.601 (C) of the Land Development Regulations. The proposed 
rezoning is generally compatible with the surrounding zoning and land uses due to the 
distance between the subject parcels and potentially conflicting land uses, such as 
existing single-family development.  Due to the immediate proximity of the existing RV 
park and amenities, rezoning as proposed is likewise unlikely to have an adverse effect 
on adjacent properties or development.  

Staff recommends approval of the request for a change of zoning from Residential, 
Single-Family (R-1) and Residential, Townhome (R-2) to Resort-Recreation (Res-Rec).  

 
 
 

Respectfully Submitted, 
 
 
       02/25/2022 
__________________________    __________________ 
Daniel Lunsford      Date 
Senior Planner 
 
 
       24/25/2022 
__________________________    __________________ 
Catherine Gorman, AICP    Date 
Assistant Planning Director / HPO 

DLunsford
New Stamp





The range of uses and character of development will be compatible with the properties within 
the immediate vicinity. Jamaica Beach RV Resort is located to the Southwest, and all other 
properties surrounding the proposed rezoned area are vacant. 

The pace of development would be an immediate start after rezone & permit approval. 

 

Link to applicant’s video presentation online: 
 
https://www.youtube.com/watch?v=qxYFzj2Okmg  
 
 











 

Article 2. Uses and Supplemental Standards   Page 2-2 

 

Table 2.201 

Permitted Uses:  Agricultural and Residential Uses 

P = permitted use; L = limited use; S = specific use review; “-” = prohibited use 

Zoning Districts 

Agricultural Land Use R-0 R-1 R-2 R-3 MF UN NS TN C CB 
RES/
REC 

LI HI Use Standard 

Agricultural Support - - - - - - - - - - - L L  

Agriculture/Urban 
Farming 

- L - - P P L P P P P P P LIMITED 

Commercial Stable - - - - - - - - - - - P P  

Residential Stable - - L - L - S P - - P - - LIMITED 

Veterinarian, Large 
Animal 

- - - - - - - - - - - P P  

Residential Land Uses R-0 R-1 R-2 R-3 MF UN NS TN C CB 
RES/ 

REC 
LI HI Use Standard 

Accessory Dwelling Unit L L L L L L L L L L - - - LIMITED  

Bed and Breakfast - - - L L L L P P P L - - LIMITED 

Boarding House, 
Dormitory, Fraternity 
or Sorority 

- - - - P L 

 
 
L 

P P P P P - LIMITED 

Child Care Facility, Day 
Care (Residential) 

- - L L P L L L P P P - - LIMITED 

Community Garden - L L L L L L L P L P P P LIMITED 

Cottage Food 
Production 

P P P P P P P P P P P P P State Law 

Home Based Business - - - - P L L P P P P P P LIMITED 

Home Based 
Occupation 

L P P L P P P P P P P P P  

Hospital House 
Establishment 

- - - - L L L P P P P P - LIMITED 

Live-Work Unit - - - - P L L P P P P P P LIMITED 

Condominium - - -  - P L L P P L P - - LIMITED 

Duplex  - L L L P P P P P P P - - LIMITED 

Multi-Family 
Residential 

- -  - - P L L P P L P - - 

 

LIMITED  
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